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ITEM 3: 202004290021ς Brookpark Middle School (Development Plan) 
 
Site Location     
Various parcels east of Demorest Road and 
west of Elm Street, and north of Grove City 
Road and south of future Street K in Subarea D 
of the Beulah Park development. 
 
Proposal 

This proposal is for a 117,000-square-foot, 
two-story building that will house a Grade 7-8 
middle school with an anticipated enrollment 
of 801 students. 
 
Current Zoning 
PUD-R; R-1; SF-1; Semi-Residential (Jackson 
Township) 
 
Future Land Use 
Mixed Neighborhood; Edge Living 
 
Property Owners 
South-Western City School District (future) 
 
Applicant/Representative 
Dave Joliff, Schorr Architects, Inc. 
 
Applicable Plans, Policies, and Code 
Section(s) 

¶ Zoning Code Section 1135.09 

¶ GroveCity2050 Community Plan Future 
Land Use and Character Map 

 
Staff Recommendation 
Approval with 3 deviations and 7 stipulations 
 
Contents     Page 
1. Context Map éééééééééééé..  
2. Analysis ..éééééééééééééé 
3. GC2050 Analysis éééééééééé.. 
4. Recommendation éééééééééé.. 
5. Detailed History ééééééééééé. 
 
Case Manager 
Jimmy Hoppel, Development Planner 
614-277-3021 
jhoppel@grovecityohio.gov 
 
 
 
 
 
 

 
Summary 
The applicant is requesting approval of a 

Development Plan for a 117,000-square-foot, 
two-story building that will house a Grade 7-8 
middle school with an anticipated enrollment 
of 801 students, associated recreational fields 
and site improvements.  
 
Zoning Map 

 
 
Next Steps 
Upon recommendation from Planning 
Commission, the Development Plan can move 
forward to City Council.  
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1. Context Map 
Various parcels east of Demorest Road and west of Elm Street, and north of Grove City Road and south 
of future Street K in Subarea D of the Beulah Park development. 
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2. Analysis  
 
Summary 
The applicant is proposing the development of a new Brookpark Middle School, a two-story school within 
the South-Western City School District. The school will hold grades 7-8 and will have approximately 801 
students. The applicant is also proposing two parking lots, a baseball field, a football field with a track 
around it, bleachers and a press box. 
      
The GroveCity2050 Future Land Use Map shows this site as Mixed Neighborhood and Edge Living, both 
of which include Institutional Uses as a Secondary Use and identify two-story buildings to be within the 
appropriate scale. The school is viewed as an asset to the surrounding neighborhood and community as 
a whole. Staff believes that the proposed development meets the desired character and use for the area.  
 
It is important to note that this Development Plan is being reviewed for approval with numerous other 
processes occurring concurrently to help expedite the development process for the school district. The 
site is composed of several parcels with various owners which still require rezoning to SD-1 and some 
that still require to be annexed into the City. The parcel, currently owned by South-Western City Schools, 
(040-011900) has a rezoning application to zone it from SF-1 to SD-1. This application is also under 
review at the June 2nd Planning Commission meeting. A portion of Beulah Park Subarea D (Reserve C) 
will need to be split and deeded to the school site, but this action has not yet occurred. This development 
plan is being reviewed for approval with the anticipation that all necessary rezonings, lot splits and 
combinations, and annexations will occur. 
 

Site Plan 
The Site Plan indicates that the site will be accessed by two driveways, one coming from Demorest Road 
and the other from future Street K within Subarea D of the Beulah Park development. The school will be 
centralized in the northern portion of the site with the bus/event parking area west of the building and the 
primary parking lot east of the building. A 30-foot-wide drive will run south of the school building and 
connect the two parking areas.  There is also a small 8-space parking area for staff, and a screened 
dumpster enclosure to the south of the building. The dumpster enclosure will be screened on three sides, 
but a deviation is being sought to not include gates on the front of the enclosure. Because of the 
orientation of the dumpster enclosure, staff is supportive of the requested deviation to Section 1136.08  
 
The eastern parking lot shows parking spaces of 180 square feet, while the western parking lot shows 
standard parking spaces of 171 square feet. Staff is supportive of the reduced square footage for these 
spaces, as these will only be utilized for event parking. However, the parking sizes and the total parking 
space counts are inconsistent across the plans and need to be corrected. Regardless, the total number of 
parking spaces will fall short of the minimum required by Code, which is 324 spaces. Based on the 
provided totals, the minimum count would be 199 vehicular parking spaces. However, due to the fact that 
the use is for a middle school and will not have students of driving age, staff is supportive of a deviation in 
the number of parking spaces.  
 
On the western portion of the site and north of the driveway from Demorest Road will be a baseball field 
with proposed chain link fencing and backstop. The southern portion of the site will include a football field, 
surrounded by a track with bleachers and a press box to the east of the track. The track is also proposed 
to have a chain-link fence that will vary in height between 4 and 8 feet. Staff is recommending that the 
sections of fence that are proposed to be 8-feet tall be reduced to 6 feet. The northern portion of the track 
is proposed to be developed over an existing stream that passes through the site. A culvert is proposed 
with headwalls on each side to allow for the stream to pass under the proposed track. Staff has voiced 
concern that the headwalls may be too close to pedestrian walkways, and the applicant has indicated that 
they will review the spacing and provide protective fencing along the headwalls as needed during the 
construction plan review.  



4 

 

 
Along the site frontage on Demorest Road and Street K, the school will be installing 5-foot wide 
sidewalks. The sidewalks will continue into the site to access the school building and recreational fields 
and will incorporate crosswalks where appropriate. Also along the frontage of Demorest Road, the 
location of a sign for the school is provided just south of the driveway. A detail for the sign has not been 
provided, as it will be reviewed by the Building Division. 
 
The site plan also includes a wet basin for stormwater retention on the eastern portion of the site. 
 
Proposed Site Plan 
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Building  
 
The school building will mostly be two stories, at varying heights, outside of one southern section of the 
building shown to be one story. The highest roofline of the building is 37ô4ò, which is higher than the 
maximum of 35 feet that is allowed by Code. Other rooflines exceed the 35ô maximum, but are shorter 
than 37ô4ò. The applicant is seeking a variance for all rooflines that exceed the maximum height allowed 
by Code. 
 
The elevations and digital material board provided show that the exterior of the building will primarily be 
constructed of brick in varying red and brown tones, as well as a larger tan brick for the watertable. The 
exterior of the building will also be constructed of cast stone, painted precast concrete wall panels, metal, 
translucent and transparent glass panels, and metal roof, coping, trim, gutter and downspouts. The 
varying materials, architectural features, and colors create visual interest for the building and will result in 
a structure similar in design and character to other schools in the city.  
 

Landscaping    
 
The landscaping plans provided show a general plan for how the trees, shrubs and other plant material 
will be installed, however, the plans are incomplete. The applicant has agreed to work with the 
Development Department and the Urban Forester throughout the Site Improvement Plan review to meet 
Code requirements or find acceptable alternatives for all landscaping details. 
 

    Proposed Landcape Plan (Incomplete) 
The landscape plan shows existing tree stands 
that will be preserved along the perimeter of the 
site, as well as screening trees to be added on 
the western and eastern site boundaries on the 
northern portion of the site. Additional tree 
screening has been requested by staff for the 
benefit of the property owner to the north of the 
baseball field, which the applicant has indicated 
will be provided on future plans. Building 
perimeter landscaping and building perimeter 
trees have been shown, however, the number of 
trees and square footage of landscaping falls 
short of the requirement. Again, the applicant 
has indicated that the requirement or an 
acceptable alternative based on trees preserved 
elsewhere on the site will be met.  
 
The parking islands and peninsulas all include 
one tree, which meets the Code requirement. 
The retention pond is required to have 11 trees 
based on its lineal perimeter, and 11 trees have 
been provided. 
 
Landscaping beds and/or screening shrubs and trees around all flagpoles, entry signs, dumpster 
enclosures or utility boxes will also be required to meet Code or find an acceptable alternative during the 
Construction Review process. 
 
The most notable feature on the site is an existing White Oak of historic significance. The Urban Forester 
and the Regional Urban Forester for the State of Ohio have identified the White Oak as being in near 
excellent condition and is believed to be one of the oldest trees within the City. The tree is believed to 
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potentially be over 200 years old, and would have been in existence prior to Ohioôs statehood in 1803, 
and certainly older than the formation of Grove City in 1852. The tree is currently located to the southwest 
of the proposed school building. Current plans show the tree and its canopy and root system to span a 
grass peninsula and where the eastern driveway pavement forks north to the bus parking and east to 
continue south of the school building (as shown in the image below). Although not shown on the plan 
sheets provided, the applicant has indicated that they intend to save this historic tree by adjusting the 
location of the driveway and bus parking lot and expanding the grass peninsula. Utility lines shown on the 
plans will most likely need to be adjusted, but it is not anticipated that will be an obstacle to saving the 
tree. The adjustment of the bus parking lot will likely need to be shifted north and may result in an 
encroachment of the existing parking setback. If necessary, staff is supportive of a reduced 20-foot 
parking setback with appropriate screening on the western property line, as it will save a landmark tree in 
the community and will be an amenity to not only the school, but to the larger community as well. 
 
Approximate Location of the White Oak Tree 

 
 

Lighting 
The cover sheet of the most recently revised plans indicates that a Photometric Plan has been submitted, 
but the content of the submittal does not include a Photometric Plan or lighting details. The parking lots, 
walkways and building entries will be required to have lighting that meets the Code minimum of 0.5 
footcandles. A photometric plan shall be submitted with the Construction Review for approval. The 
recreational fields are not proposing to have lighting as sporting events will not be occurring after dark. 

 
Stormwater 
A stormwater retention pond has been proposed by the applicant on the eastern side of the site. As 
mentioned, the appropriate number of trees around the perimeter of the retention pond are being 
proposed. Enhanced landscaping is not necessary as the pond will not be easily visible from public rights 
of way and does not clearly fall within one of the settings identified in the Stormwater Design Manual for 
enhanced landscaping and hardscape improvements. 
 
Concerns regarding stormwater retention, area flooding and the stream on the site have been brought to 
the applicantôs attention. The applicant has agreed to work with the Cityôs reviewing engineer, Service 
Department and Development Department staff during the Construction Plan review process to determine 
what studies and remedies may or may not be warranted for the site.  
 
 

Utilities 

The site should be adequately serviced by all utilities, based on submitted plans. Further analysis will 
occur during the Construction Review process.  
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3. GroveCity2050 Guiding Principles Analysis 
The City of Grove City adopted the GroveCity2050 Community Plan in January 2018 which contains 
specific goals, objectives and actions to guide growth in the community. Five (5) guiding principles are 
identified that articulate Grove Cityôs community values and direct the recommendations in the Plan. 
Applications submitted to Planning Commission are reviewed based on these 5 Guiding Principles: 

 
(1)  The City’s small-town character is preserved while continuing to bring additional  

employment opportunities, residents and amenities to the community.  
 
Finding is Met: The middle school will provide a new facility for the school district and will be in 
close proximity to the new Beulah Park development which will further enhance the areaôs overall 
appeal.  

 
(2) Quality design is emphasized for all uses to create an attractive and distinctive public and  

private realm.  
 

Finding Can be Met: High-quality materials and designs are being utilized for this school and 
site. This design is similar in quality to other schools in the district. The intention of providing 
screening versus visibility of the site will vary as appropriate.    

  
(3) Places will be connected to improve the function of the street network and create safe  

opportunities to walk, bike and access public transportation throughout the community. 
 
Finding Met: The site will be accessed from two public roadways, will have sidewalks along each 
frontage and through the site. The sidewalks will be connected to the greater network through the 
Beulah Park development, but the sidewalks along Demorest Road will terminate at the property 
lines of the site. The site is approximately one mile away from the nearest COTA bus stop.   

 
(4) Future development will preserve, protect and enhance the City’s natural and built  

character through sustainable practices, prioritizing parks and open space and 
emphasizing historic preservation.  
 
Finding Can Be Met: The site is utilizing a culvert under the track to preserve the stream running 
through the site. Open space as recreational fields is being prioritized on the site, which will be 
heavily utilized by the students. The White Oak, if preserved, will protect the natural character 
and will emphasize historic preservation on the site.  

 
(5) Development provides the City with a net fiscal benefit. 
 

Finding is Met: The proposed middle school will provide many benefits including increasing the 
land value on this and area parcels and by providing high-quality employment opportunities within 
the City. 
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4. Recommendation 
After review and consideration, the Development Department recommends Planning Commission 
make a recommendation of approval to City Council for the development plan with the following 3 
deviations and 7 stipulations: 
 
1) The approval of this plan is subject to the future approval of all necessary rezonings, 

annexations or actions associated with consolidating the property that have not been 
approved at this time being resolved. 

2) A variance shall be obtained for the height of the building to exceed the maximum 35 feet 
permitted by Code by 2ô4ò for a maximum height of 37ô4ò.  

3) The eight-foot chain link fence sections around the track shall be reduced in height to six feet. 
4) A photometric plan shall be submitted that meets the 0.5 footcandle requirement for all 

vehicular and pedestrian areas and reflects the approved site configuration.  
5) The applicant shall work with Staff to determine what stormwater or flood studies may be 

warranted and that resulting infrastructure and site design changes be approved during the 
Site Improvement Plan (construction plan) process. 

6) The applicant shall provide acceptable fire truck maneuverability plans. 
7) The applicant shall work with the Development Department Staff and the Urban Forester to 

meet all landscaping and screening requirements, or find an acceptable alternative. Final 
landscaping plans and associated details shall be provided during the Site Improvement Plan 
review process for approval.  

8) A deviation shall be granted to permit a reduction in required parking spaces from 324 to 199.  
9) A deviation shall be granted from Section 1136.08 for the dumpster enclosure to not have 

gates on the front.  
10) A deviation shall be granted to reduce the parking setback to 20 feet from the west property 

line if the western bus parking lot needs to be shifted north in order to save the historic White 
Oak tree. 
 

 

 
5. Detailed History 

 
2018 
The Beulah Park Development site was rezoned to PUD-R and PUD-C under Ordinance C-24-
18. The zoning text for the development includes provisions for a school site within Subarea D. 
 
2020 
Southwestern City Schools purchased parcel 040-011900. The rezoning application for that 
parcel is being heard concurrently to this Development Plan Application. 
 
The City of Grove City purchased parcels 160-00646, 160-000648, 160-00972, and 160-001416.  
 
The City of Grove City has been coordinating the future lot split, purchase, and annexation (as 
needed)  of the necessary portions of parcels 160-000892, 040-015377, and 160-001271. 

 


